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THE CASE FOR OLDER TRADITIONAL
NEIGHBORHOODS IN EUGENE

Like most cities its age and size, Eugene has substantial
remnants of older residential neighborhoods that have
architectural character and patterns of development
unique to pre-World War II housing development. The
East Traditional Neighborhood (ETN) in the Chambers w
area is an example of one such neighborhood that Typical street scene in the East

. Traditional Neighborhood (ETN)
emerged and matured before cul-de sacs, driveways, with a full canopy of mature trees.
garages, and car-dominated suburbs became the norm.
Most of the houses were built within recognizable
stylistic traditions, from a limited set of period pattern
books, and by builders who had a good grasp of
proportion and detail. In some of these neighborhoods
the homes are large and stately; while in the ETN they
are modest and even cottage-like. There is consistency,
but also subtle variety that is often lacking in newer
housing developments. What is most distinctive about

the ETN and other older neighborhoods is not the

i

House in the University area, a
historic character of any particular house, but the overall ~ well recognized older traditional

pattern of streets and alleys, the architectural coherence neighborhood that has also

. struggled with changes.
of housing stock, and the way that houses and streets g

work together to create a unique sense of community.

Having emerged early in the city’s formation, the

ETN and other older neighborhoods tend to be close

to the downtown core. Some are zoned for higher
densities and are targets for redevelopment or infill
development that could introduce new development
patterns, non-residential uses, and lower quality rental
housing. Today’s “building culture”~the conventional
building practices, codes, materials, and desired forms of
housing—has changed dramatically since the time when
these neighborhoods were built. The perceived need
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for wide driveways, large garages in front, as well as the
desire for much larger living space inside, are examples
of new market forces that are not easily satisfied. What is
conventionally built now does not typically fit with the
traditional neighborhood. Unaddressed, these forces will
substantially alter the ETN and other older traditional
neighborhoods to their detriment.

Anyone looking at housing in Eugene recognizes the
value of these older neighborhoods. Although not
everyone’s ideal, they offer a desirable housing option
for many people, and for some they represent the most
livable neighborhoods in the city. These neighborhoods
are not necessarily historic, but they are part of our city’s
history, and are important to its identity.

All neighborhoods change over time. Older houses will
be updated and new ones constructed. The new is never
exactly the same as the old; nevertheless, the patterns
that make these older neighborhoods unique can be
sustained. As a matter of civic responsibility, the city and
its citizens should recognize the most coherent of these
neighborhoods as cultural and physical artifacts, and
promote the understanding and preservation of them.

This Citizens’ Guide to the East Traditional
Neighborhood is intended to give citizens and officials
the tools to understand what makes one of these
neighborhoods unique and to identify specific ways that
future development in this neighborhood can fit in and
contribute to a strong tradition.

WHAT MAKES A TRADITIONAL NEIGHBORHOOD
WORK?

Both the physical structure, and the relationships
and understandings among neighbors are key to the
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health of traditional neighborhood. Typically, older
neighborhoods have consistent physical characteristics,
summarized as follows:

*  Gridded streets

* De-emphasized parking

* Houses oriented to the street

*  Front yards as important semi-public space

*  Alleys for services, storage, limited housing, and
pedestrian traffic

* Significant street trees and mature urban
landscape

¢ Walkable distances to downtown, commercial
areas, and open spaces

Traditional neighborhoods also rely on respectful
decision-making among residents, and a willingness

to let the neighborhood evolve over time. Many of

the wonderful qualities of older, living neighborhoods

is that nothing repeats exactly, yet there is overall
continuity. General patterns and trends grow and evolve
over time, and it is the enduring patterns, not so much
the individual structures, that give the neighborhood

its traditional character. This is less true in suburban
neighborhoods developed by a single developer,
employing strict CC&Rs that promote uniformity and
discourage change over time. The design guidelines

in this Citizens’ Guide are intended to articulate and
encourage the preservation of important patterns in

the East Traditional Neighborhood, while allowing
individual control and discretion that preserves vitality.
To achieve this balance, citizens must recognize the
sphere of influence of their own house, and be willing to
work with their neighbors over time.
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Diagram illustrates the idea of “sphere of
influence.” Every new dwelling, alteration,
addition, or even minor change, has an
effect on the neighboring houses and on the
neighborhood as a whole. These changes
can either contribute to the neighborhood
or detract from it. Guidelines to encourage
neighborhood enhancement are the subject
of this guide.

These two buildings are on Garfield just
outside of the ETN. It is a good illustration
of the principle that “no house is an island.”
Six triplexes were built in an area of smaller
single-family homes. This image shows the
relationship between two buildings when
consideration for the effect on neighboring
buildings is not a priority.

GUIDELINES

NO HOUSE IS AN ISLAND

A house is surrounded by several other houses, a street
and possibly an alley, and the house influences those
other houses and public spaces. There is of course a legal
boundary around the house, but the influence of the
house, and the yard and garden, extends beyond that
boundary. When making changes, it is important to
consider this influence.

For example, think about what happens at the edge of
the lot. Most people would agree that a solid concrete-
block wall at the edge is unpleasant—even though the
owner of the lot may have the legal right to put it there.
A hedge, or the archetypal white picket fence is more
agreeable to most people. True, “good fences make good
neighbors”—but what makes for a good fence? That
fence, depending on the neighbors, may be one that is
low, that provides for privacy near important windows,
but is somewhat permeable in places. Low places

allow for a neighborly chat or for sunlight to reach the
plants on the other side of the fence. A high fence may
be necessary to protect privacy on a busy street or to
contain pets.

A fence, at the intersection of two people’s spheres

of influence, is an example of how the actions of one
property owner may augment and improve an adjacent
property—and thereby help the overall feeling of
neighborliness in the neighborhood.

Another example of influence is the size and shape

of the house, relative to other houses on the street

and to the street itself. When houses are compatible
with each other, there is a sense that they are together
contributing to the character of the street and of a whole
neighborhood. A row of houses with a similar setback
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from the street will feel like it is “one thing” — unified,
like the walls that enclose a well-proportioned room.

Since houses have an influence beyond their own lots,
part of their responsibility is to help shape the street to
be something the neighborhood as a whole can be proud
of. The streetscape does not stop at the property line of
the houses, but includes the yard, porch, and the house
itself as part of its experience.

'The guidelines in this “Citizens’ Guide” have all been
developed with this principle in mind: Houses affect
properties and public spaces beyond their own legal
boundaries. The quality and character of a traditional
neighborhood depends on people’s understanding the
effect that changes to their own property have on spaces
beyond their own, and making sure that changes will
enrich their own neighborhood.

GOOD NEIGHBORS COOPERATE
When people look beyond their property boundaries

and interact constructively with their neighbors, it is
possible to make changes that benefit everyone. Two
anecdotes from neighborhoods in Eugene illustrate it
best:

For many years, Steve lived in a house adjacent to a
vacant lot with pear and apple trees. The lot’s owner
was a friend, and Steve had permission to use it for

his own garden. But when Frank, the lot’s new owner,
bought the vacant lot and built a house there, Steve was
deprived of his garden. Over the ensuing years, Steve
gradually re-configured his own lot, creating a new
garden out of his side yard, and moving his driveway
adjacent to Frank’s lot and house. For privacy, Steve also
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landscape buffering

Diagram shows the relationship between
the two properties of Steve and Frank and
how the changes they made altered and
improved each of their properties and the
neighborhood as a whole.
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wanted to build a solid fence on that boundary right in
front of one of Frank’s view windows. This could have
been a problem for Frank, but the two discussed the
issue, and agreed on a compromise to a solid tall fence.
Frank agreed to landscape his yard in way that softened
the boundary and also provided the privacy Steve
wanted. Now, several years later, the plants have grown,
Steve has his privacy and Frank is very happy with the
dappled light and views of greenery through his window.
What could have been a loss for both owners was turned
into a benefit through discussion, compromise, and a
shared desired to make improvements to the larger space
around both homes.

A second illustration of neighbors working out changes
for the better is that of Elizabeth, Julie, and Roger,

all owners of houses along a somewhat busy street.
Elizabeth’s house was designed to be very close to the
street, and when it was built it stood out relative to the
adjacent houses (including Julie’s house). But over the
years, Julie built a tall fence on her property line, and
Roger, on the other side of Elizabeth, planted a tall
hedge along the sidewalk. So now, Elizabeth’s house
seems quite comfortable in its place, set back a bit from
Julie’s fence and Roger’s hedge. The effective “building
line” has moved forward toward the street, giving that
block a very pleasant street edge, although somewhat
different then the same street edge of the past. Again,
the influence of one house on another contributed
toward the gradual evolution and improvement of

the neighborhood over time, because all three owners
were interested in changing their homes in ways that
complemented each other, and contributed to a more
successful whole.
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WHAT ARE DESIGN GUIDELINES?

Design guidelines, with an associated design review
process, are a common form of regulation in
communities in Oregon and other states. Design
guidelines are often employed to guide changes brought
about by infill development, redevelopment, and
renovations within older, traditional neighborhoods.

The more distinctive and definable the character of a
place, the easier it is to create and implement design
guidelines, since the buildings and landscape that create
the dominant character and vocabulary are obvious and
their characteristics merely need to be described and
applied within a regulatory structure. Good examples
are places such as Santa Fe, New Mexico; and locally, the
commercial area of Sisters, Oregon.

Older neighborhoods that have more subtle character
require more work to define their salient features. This
guide attempts to define these characteristics for one
older neighborhood in Eugene, and articulate them as a
means to preserve the neighborhood’s character. Some of
the patterns and guidelines are specific to the ETN, but
most are applicable to 2 number of close to downtown
older neighborhoods in Eugene.

This Citizens’ Guide is a working document. It is issued
in the spirit of participation in a conversation that
needs to occur at the community level and at the policy
level in Eugene. Citizens and policy makers should be
working toward a comprehensive solution to satisfying
larger policy goals, while still retaining for all of Eugene
the increasing rare and valued cultural asset: our
collection of older traditional neighborhoods.
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This document proposes for the first time in Eugene, a
set of guidelines for an older traditional neighborhood,
the ETN, that encourage the preservation of
characteristic patterns of the neighborhood. These
guidelines, in tandem with a possible future design
review process, could become part of a planning process
in certain special contexts in Eugene. This possibility
has been discussed in terms of an “alternative path”

by some policy makers. The guidelines, as they are
presented here, are not being proposed for adoption.
They are presented in the spirit of education, further
conversation, and no doubt debate, about Eugene’s
older neighborhoods and also to advance the discussion
about the process of planning regulation through design
review.

Alongside the design guidelines are brief descriptions

of the clear and objective standards that are currently
being proposed by the City of Eugene. These proposed
standards, specifically created for the ETN, are dispersed
throughout the document in the sidebars near the
guidelines that address the same or similar issue.

This document strives to answer some of the questions
that have arisen in the recent past by planning
commissioners, city counselors and the public regarding
the creation of a design review process in Eugene. This
document sheds light on these questions, through the
example of this set of guidelines:

*  Whart exactly is meant by design review?

*  What criteria does a design review process use to
make judgements about development?

 If the answer to the above question is “some kind
of design guidelines,” what might an example of
design guidelines look like for an older traditional
neighborhood in Eugene?

Design guideline-based regulation, at its hearr,
subscribes to the view that one of the wonderful



qualities of older, living neighborhoods is that nothing
repeats exactly, and there are no absolute answers and rules.
Instead there are general patterns and trends that develop
over time as neighborhoods grow and evolve. It is the
enduring pattern, not the individual structures, that truly
give the neighborhood its historic and traditional character.
Design guidelines attempt to preserve the existing patterns,
but remain flexible as well, to account for changing
attitudes and evolving perceptions about development in a
particular neighborhood.

DOCUMENT ORGANIZATION

‘The document is organized in a loose hierarchical fashion
beginning with large neighborhood-scale issues, and
ending with small building detail issues. Many of the
individual guidelines discussed here are inseparable from
other guidelines, but in order to discuss them and propose
specific guidelines they are broken down into discrete
sections.

Diagrams or photos, as
necessary

Key featares of eraditional houses in the ETN
are theic strong, often centrally placed porches
and clealy visible entries. This characteristic is
an imporiant part af the front-to-back patcern
discussed previously.
The various types of hovses built in the ETN trear
porches very diffesendly. The Craftsman bungalow's

A classic smak ETN bungalow rey
of the clear visible entry with a large covered
orch and a formal walloway to the sidewalk.

w cmulate in forming the sequence of spaves keading

GUIDELINES

+ Giear antry. Dwellings should have cnsics that
are visible from the strcer. In general, front doors
shoukd b in the wall plane closest to the stseet, o
opening directly onto a street-facing front purch,

* Doors with windows, Front doots should have

witidows associaced with them, eithet in the door
andfor abutting the door.

Clear and objective standard
proposed by the City of
Eugene for the ETN Special
Area Zone

\n J——

§ STREET FRONT FACADE AND
ENTRY: No standands for non-multi-
famity housing.

Proposed standards: The main
facade of the major dwelling shall
Tace the stroet, On comer lota with
mutiple unite, each unit shall face &
siteet. The eniry door of the major
unit shall face the street, or open
onto a street-facing porch, Door shafl
be visible from the street.

* Usaable porches. A covesesd front porch should
be ofiented o the street and shall be visible from
the public dighr-of-way. The porch shall have a size
and depth that encourages sitring and greeting, A
 minimum depth characrerizes positive vacful
porchies that can work as social spaces.

*  Street-facing shared entries. A multi-unit
building with a shared cnery coure or courtyard
should have an entry that faces the street.
Individual units in 2 multi-unis building shal
lave fromt dours and extcrios entry areas, cither
porches or entey *zoncs,” thar distingnish them
from other units o the Jot.

. w ENTRANCES AND PORCHES /
layered and gracious entrics are viewed a5 the character
into 2 home. The porch is the extended threshold.

AN

e

™\

Description of the
pattern drawn from
observations of the
ETN

Discussion of issues
affecting the pattern

Guidelines



NEIGHBORHOOD CONTEXT MAP
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The diagram above is a “cognitive map” of the ETN and
its surroundings, showing the locations of important
nearby features. The map highlights the elements

of residents’ mental pictures of the area based on
discussions and feedback gathered during the Cambers
Reconsidered public process.
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Traditional neighborhoods, as distinguished from more
recently developed neighborhoods, are partially defined
by their close proximity to a downtown area as well as
local neighborhood commercial areas, parks, and open
space. There are no parks within the ETN boundaries,
but a range of open space options are nearby in several
locations.



NEIGHBORHOOD CONTEXT

Traditional neighborhoods are usually found no more
than a mile or two from the centers of older downtowns.
Some of the neighborhoods that we now consider “close-
in” were originally considered to be in outlying areas. An
example in Eugene is the area just east of the University
of Oregon. This was considered far enough from
downtown in the early 1900’s that some well-off families
had a “summer” house near the University so they could
be free from the bustle, dirt, and smells of early 20th-
century downtown Eugene. Most neighborhoods that
we now consider traditional are located within easy
walking distance of downtown. The ETN is about a
20-minute walk from Chambers Street, located at the
western edge of the ETN to Willamette Street.

Walkable commercial areas are another key feature

of traditional neighborhoods. Blair Street is a vital
commercial place for many ETN residents. It is a close
by place with true neighborhood commercial character,
including restaurants, shops, and services. Blair Street
has a funkiness and diversity that give it a clear identity,
and make it a place that draws people. The commercial
areas within the Chambers Study Area do not exhibit
this same quality, but could in the future with carefully
considered development.

Parks and open space are limited in the immediate
vicinity of the ETN. Martin Luther King, Jr. Park is

a small park west of Chambers, and Monroe Park is a
larger neighborhood park to the east. For larger expanses
of greenspace, ETN residents need to go south to

the school grounds and park areas from 13th to 18th
Avenues east of Chambers, or to the parks along the
Willamette River in the Whiteaker Neighborhood.

Blair Street cuts through the Whiteaker
Neighborhood and part of the Jefferson
Westside Neighborhood at an angle

creating unique block shapes. It is one of
the most vibrant and eclectic neighborhood
commercial areas in Eugene; many people in
the ETN think of this as their neighborhood
commercial area.

Monroe Park is east of the ETN but it serves
as a strong landmark and important open
space to residents further to the west in the
ETN. The park has had a difficult history, but
in recent years the neighborhood and the
City of Eugene have worked hard to make
this a model neighborhood park enjoyed by
everyone.
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This map shows the area known as the East
Traditional Neighborhood (ETN)

Filmore Street
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11th is a high volume street but Typical “interior” street in the ETN

Image of an alley in the ETN. Alleys
has the same basic development with wide landscaped area between  have a wide range of qualities in the
pattern as the “interior” streets curb and sidewalk. neighborhood.
nearby.



STREET ORGANIZATION AND
CHARACTER

The ETN streets are organized in a grid. Traffic
is distributed through the neighborhood more
evenly than in a typical suburban development.
Though traffic is more dispersed, there is

still a variety of street types and traffic levels

in the neighborhood. This is partly due to
local discontinuities such as T-intersections,
and to variations in street widths, parking
arrangements, and destinations. Street closures
and traffic calming measures can alter the
traffic flow in a neighborhood, decreasing it in
one area, but possibly increasing it in another.
There are always neighborhood issues about
preserving the pattern of connected streets
versus protecting certain streets from traffic.

One consequence of the existing street organization,
common to older neighborhoods, is seen in the
development history of 11th east of Chambers. 11th
has evolved over time to become a fast moving, high
volume avenue, but the pattern of development retains
characteristics of the quieter “interior” streets found
between 7th and 11th. Houses are similar in size and
type (though on average slightly larger), they front the
street in similar ways, and the public realm of sidewalk,
plantings, and front yard is organized in the same way as
low volume streets.

RACOD CHARACTER AND GUIDELINES

O
C)
-

A primary characteristic of the grid street
system is the number of travel options
through the neighborhood. This is a basic
distinction between traditional neighborhoods
and “cul-de-sac” suburban development.

This aerial photo fragment from the

ETN illustrates the overall “grain” of the
neighborhood. This “grain” is a combined
function of block size, lot size, street layout,
and building size and placement.

Filmore Street is a unique street type in the
City of Eugene, its character is somewhere
between a small street and a wide alley.
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Typical block without alley, Roughly hailf the
blocks in the ETN do not have alleys. This
example is square, some blocks are slightly
rectangular. Eugene does not have many of
the long skinny blocks found in some other
cities.
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Typical block with an alley. There are a
number of variations to these two basic
patterns within the ETN. Two ETN blocks
have a “T" alley intersection. Filmore street is
an unusually small street that functions like a
highly developed alley.

BLOCK SIZE AND CHARACTER

Blocks range in size from approximately

2 1/2 to 3 acres with an average of 15-20 lots.
These block sizes are small for older traditional
neighborhoods, but give the ETN and other
Eugene neighborhoods an important part of
their character. The pattern of block size and
gridded streets is a scale-defining element of
the neighborhood, and is also a fixed element
unlikely to change or evolve like other charac-
teristics in these guidelines.

Blocks with alleys have a stronger “block-unit”
identity; neighbors tend to know each other because
they share an alley. In blocks without alleys, it is the
street that typically forms the coherent “unit.” These
distinctions can be subtle but are important to how
the neighborhood is perceived by those who live in

it. The social function of the alleys is an important
consideration in the development of new infill projects.

Another characteristic of blocks in the ETN is

the relative flatness of the terrain. Blocks in other
neighborhoods in which the grid and the uniform block
size and shape continue up and over sloped contours
have another set of more complex issues when it comes
to the guidelines that follow. In some hilly terrain, the
grid system is abandoned for a system that responds to
the slopes, usually main streets run parallel to the slopes
and smaller streets wind their way upward. Many of the
characteristics that are outlined in these guidelines are
lost in these areas. The main reason is the lack of “web”
continuity between streets.



ALLEY CHARACTER

Alleys in the ETN accommodate residential
service functions as well as providing housing
options and pedestrian access. Alleys in the
ETN are typically (but not always) unpaved.
The alleys in this neighborhood support a
mix of residential uses that include back
yards, small dwellings, parking, garages, trash
collection, utility connections and in some
cases, shared open space. Alleys are eclectic

in their uses and their visual character—their
development being driven by a wide range of
individual choices about how the alley can
serve each owner’s needs. In general, buildings
built on alleys are smaller than houses that
front the streets. The best of these help to create
a “cottage-like” environment.

Many alleys have lots with yards that provide private
open space to the residents. The collective impact of
the private open space is an important part of the
overall “green” character appreciated by residents in the
neighborhood. Some alleys are more developed and
serve as small lanes for houses, garages, and accessory
buildings. Many of these more developed alleys,
especially the ones with dwellings which respect the
small-scale context, are seen as positive contributions to
the ETN character, enriching the neighborhood while
providing a wider range of housing options.

Roughly half the residential blocks in the Study Area
have alleys. Alleys vary in width from 12-16 feet; 14 feet
is typical. Houses on alley blocks are often developed
with garages on the alleys. Many houses on blocks with
or without alleys have their garages to the side and
behind the street facade of the dwelling unit.

Alleys can provide an opportunity to add needed
housing through modest scaled development while
maintaining neighborhood character.

Arange of alleys and alley
character.

A fine examples of a “cottage-
like” alley house in the ETN. This
house has all of the basic patterns
found on streets in the area, but in
reduced scale.
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LOT SIZE AND SHAPE
N T ~:T o ”{ o r ) Lot size and shape is a primary characteristic of
:r ““““ -; ! ; § i the neighborhood scale. For instance, lot width
;.- S ..4: :,._ N S, ,‘: is a key attribute because it creates the general
L N ! rhythm along the street and perceived scale of
T TR the neighborhood. Lot width also indirectly
v ___; : I _1: controls dwelling size, shape, and character as
. houses are designed for the relatively narrow
R T 1 lots, and often with a driveway along one
e e T PO SV ptoperty line.

Above is a block found in the ETN. This

particular block has more variety in lot size, Characteristics of ETN Lots:

shape, and configuration than most others * Lots are of one of two typical sizes:

in the neighborhood The basic proportions “Small Square Lots” 50-60" x 50-60
(squares on up to 3:1 rectangles) are as « . , ,

important to ETN character as absolute lot Long Lots” 50-65" x 120-160

size. * Lot widths vary in a narrow range within the

ETN. Combined with other traditions such as
parking to the side and prominent entries, lot
width is an important generator of the ETN

character.
5085 . i .
\ Vo * Lot divisions are orthogonal (at right angles to
} | : each other.)
t )
HEn ST . :
{ v * Lots facing east-west running streets are more
ol T regular than the lots along north-south running
“9‘ l I « ”»
2l t { streets. These are the “corner lots” and have been
50-60 .. . . P
===ttt | b divided in any number of different ways within
I t+ . ;
ol L} | i the neighborhood.
Q1 i 1 i
ol ' [ N
“l i b *  The smallest lots typically face the north-south
beeeodd L Ly
—m———kd = streets.
The lot sizes are generally found in the size The dimensional range of lots is one of the defining
ranges and proportions shown above, falling characteristics of a neighborhood. Even within the

into these two “shape-types,” square and

detached housing model, some neighborhoods will
rectangular.

have much larger, deeper or wider lots. The size and
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consistency of block dimensions in the ETN give the
neighborhood its distinctive lot dimensions.

Blocks without alleys will naturally have deep lots
and fewer opportunities for the variety of backyard
uses that alleys have. Blocks with alleys have a range
of options. For instance a long lot may be partitioned
to create a “street lot” and “alley-only access lot” if
land use regulations permit it. Whole blocks generally
do not change in size, but lot sizes and shapes do
change through partitioning or aggregation. Some
neighborhoods redevelop by changing the lot size in
order to accommodate different kinds of building or
dwelling types. Lot lines have been “in motion” in

e e e e e

5 30 20 5 30 20

This size and shape has an important
causal design relationship to the overall

the ETN since the neighborhood was platted. There width and scale of the buildings on them.
are many examples of lot lines that have been moved The illustration shows a simplified version of

. . two general approaches to siting a house.
or traded, neighbor to neighbor, to meet mutually When a drive is placed to one side, as in

beneficial circumstances. The flexibility to make these these diagrams, it further limits building scale
small changes gives this older neighborhood a large part options.

of its desirable character and texture, through occasional

irregularity and unique circumstances. This can be a

delightful quality, as long as the underlying order and

patterns are adhered to under most circumstances.

MR
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DR

* Maintain lot characteristics. As lots change over
time, the following characteristics of ETN lots
should be respected:

1. Orthogonality
2. Regular shape

3. Width between 45’ and 65’ LOT STANDARDS: Lots as narrow as 25’
and an unlimited size are allowed in R-2.

PROPOSED CLEAR & OBJECTIVE STANDARDS

4. Depth to width proportion of 1:1 to 3:1

: ~ Proposed standards: Min. frontage width:
5. Size between ,4’500, 9,000 squarfe foot 45"; Min. interior lot dimension: 45"; Max. lot
range. Lots outside this range require more size: 13,500 sf: Prohibit Flag Lots.
careful design and planning to ensure
compatibility.

P i e B
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Streetscape

Diagram lllustrating the semi-public and
public realm. Notice that the porch is a part
of this semi-public realm and is an important
part of the layering toward more private
spaces.

This photo shows the consistency of setback
and lot width found in parts of the ETN.

NEIGHBORMHOOD CHARACTER AND GUIL

STREETSCAPE

The streetscape is made up of all the elements
from the street itself to the facades and

front doors of the individual houses. These
elements make up a gradient of spaces that
transition from the public street to the private
house. Front yards are a key element of this
transition. Some front yards are functional for
the homeowner, in that they have productive
gardens or usable outdoor spaces, but these
characteristics are auxiliary to the basic roles of
providing a semi-public realm for arrival and
departure and a buffer from the public sidewalk
and street.

The shared space of the streetscape is what gives the
ETN much of its character and makes older traditional
neighborhoods such a pleasure for the pedestrian. The
typical layering of spaces includes a street edge that
encourages neighborhood parallel parking, a wide
planting strip with street trees (generally wider than
those of most new developments), a sidewalk, and a
planted front yard. Last, forming the backdrop for the
activities of the public room of the street, are the front
porch and house facade, often with windows and a door
for occupants to connect to the street from within the
private realm. These layers promote neighborliness and
a more cohesive neighborhood by creating a street as a
well defined shared outdoor room.
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» Street edge and parking. Residents of the ETN
generally park cither on the street in parallel
spaces, or in private driveways. Retain on-street
parking to help buffer the pedestrian zone of the

sidewalk from the automobile zone of the street.

* Street trees. Street and front yard trees provide
the broadest brush stroke to the landscape quality :
and “green” character of this neighborhood. Street A good example of how cars play an
¢ wribute to the ch teristic rhvthm al important role in the layering and buffering

fees con n' ute to the characteristic rhy along between the street, sidewalk, and front yard.
the streets in the ETN, and create outdoor spaces
scaled to the pedestrian. Maintain existing street
trees, and plant new trees in a compatible way
where appropriate.

» Sidewalks and parking strip. Sidewalks and
parking strip landscaping are part of the system
of layering from the street edge to the front door
of houses, and they provide pedestrian circulation
through the ETN. Where missing, replace.

* Front yard. Landscape the front yard to help
reinforce the public and semi-public character of
the traditional front yards in the neighborhood.
Avoid impervious surfaces whenever possible.

* Transparent fences. Use low, small scale fences
that serve as a semi-transparent layering in front
yards if a more distinct buffer between public and
private space is desired.

* Clear front path. The entry walk or path should
lead directly from the public sidewalk to the porch

A good exampie of the elements of the street
front facade: an ample porch, door facing the
or front door. street or opening onto a front porch, formal

walkway to the sidewalk, main living space
S with windows toward the street.

R




PROPQOSED CLEAR & OBJECTIVE STANDARDS

ALLEY GARAGE AND DRIVEWAY: No
current standard.

Proposed standards: Max. garage door
width within 30’ setback: 18’, or (2) at &’
each.

Max. driveway width within 30’ setback: 20’.

PROPOSED CLEAR & OBJECTIVE STANDARDS

ALLEY OPEN SPACE: No current standards
for non-muttifamily housing.

Proposed standards: Alley Open Space
shall abut alley on at least 25% of lot width
at the alley property line and be a minimum
of 400 sf. Area in setbacks may be included.

PROPOSED CLEAR & OBJECTIVE STANDARDS

ALLEY-ONLY ACCESS: Alley-only access
lots are not expressly allowed.

Proposed standard: Allow alley-only
access lots.

\ND GUIDELINES

ALLEYSCAPE

In contrast to streetscapes, “alleyscapes” are
highly informal. Though there is housing along
alleys, it is small in scale, informal in layout,
and the relationship to the alley and to the
main house on the street is varied and informal.
Alley houses tend to be small and cottage-like,
often occurring in lieu of a garage. In many
cases alley houses are converted garages or have
- been built above garages.

The varied texture of small buildings found along the
alleys of the ETN is a pattern throughout Eugene’s older
neighborhoods. Since alley house development has not
been well supported in Eugene, there are many that

are not legal conversions, further hindering growth of
an important housing type in close-in neighborhoods.
- Alleys considered by residents to be positive places do
have some discernible characteristics.

Garages and Driveways
One purpose of alleys is to provide a place for the
storage of automobiles and for services such as trash
collection, power lines and power drops to houses. New
developments should balance the need to accommodate
these functions. When the utility and storage functions
become the dominant characteristic, the alley loses
its mixed-residential character that residents enjoy.
Balancing residential uses is key to successful alleys.

Alley Open Space
As the amount of housing along alleys has increased
over the years, the character of some alleys has changed
from primarily back yards with the occasional garage or
garden shed to small scale residential lanes. Central to
this balanced vision for alleys is the need for open space.
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Cottage-like houses. Alley houses and secondary
units should be visually subordinate to the main
house and should have a cottage-like character
that supports the informal nature of ETN alleys.

Mix of housing types. To maintain the eclectic
character of alleys, a mix of residential uses is
encouraged. For example: a small dwelling above a
shared garage, a shared yard and accessory garden
building for two dwelling units, small cottage
house with small driveway and garage.

Respect privacy. Windows and doors on alley
housing should be placed to support neighbors’

privacy.

Eyes on the alley. Develop alley housing to
promote “passive observation” of the alley.

Small garages. Garages and driveways should
strive to be of limited scale and presence. Garages
may serve a front or an alley house. The total
width of a garage should only be a minor portion
of the lot width along the alley. The remaining
space may be a small dwelling unit or open space.

Create open space. As alley development takes
place it is important to create open space that
not only serves the alley house, but also the alley,
just as the front yard of the main house serves the
street.

|
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{ Open Space
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Open Space
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The diagrams above show a number of ways
that open space can be provided near an

alley cottage.
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DENSITY

The term density, used by planners, is usually
used as an abstract measure of dwelling units
per net acre. But here we are talking about
how density interacts with housing types and
neighborhood character. As density levels
rise, housing types change in order to fit more
units on a given piece of land. In the ETN

the dominant housing type is the detached

This house was expanded into a triplex. dwelling. The is an essential characteristic of
It illustrates many of the issues with

maintaining the character of a traditional ?he neighborhood. If density levels are to f“_'e
neighborhood and also allowing infill. in the ETN because of metro land use policies,
Opinions vary, but generally this feels too they should rise only so far as to retain the

dense to most ETN residents, even though .1 .
it attempts to mitigate some potentially prevailing housing type and character of the

negative qualities. neighborhood.

This limit for neighborhood density could
be termed “carrying capacity,” the maximum
density that the neighborhood can absorb
without losing the single-family detached
housing character.

The ETN was zoned for duplexes in the 30’s and has
since had many modifications to the zoning regulations,
all of which permitted higher densities than one house
per lot. The actual built character, however has always
been one “main” house per lot. Successful duplex
developments in the area are modest in size and do not
emphasize the “dual” aspect. Later duplexes broke with
the tradition of single unit appearance, and stand out in
the neighborhood as less compatible.

This development of six tri-plexes at the

edge of the ETN has shifted the character Gcnc‘:rally there is one primary dwelling on each lot,

of the area. The development is entirely and in some cases there are small houses, cottages, or

devoted to serving the automobile “granny” flats in the rear yard, especially on lots with
alleys.
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* One main dwelling. When adding density to the
neighborhood, maintain the pattern of one main
dwelling per lot through the use of alley cottages,
granny flats, garage conversions, and so on,
serving as additional units.

*  Other units. Second and third units should be
smaller and secondary to the main front unit
facing the street.

P

s S

PROPOSED CLEAR & OBJECTIVE STANDARDS

DENSITY STANDARDS: A min. of 10
units/net acre and a max. of 28 unit/net acre
required. Lots under 13,500 sf do have a
minimum density requirement.

Proposed modifications: Allowable units

per lot: 1 unit per lot < 4,500 sf; 2 units per
lot > 4,500 and < 9,200 sf; 3 units per lot >
9,200 sf.

This duplex is about the same size and scale of many of the single
family houses near it. The “paired halves” style that characterize
later duplexes is down played in this house, even though there are
clearly two side-by-side front doors. The modest scale helps this
duplex fit in this predominately single-family neighborhood.
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HOUSES WITH CHARACTER

The variety of house styles in the ETN-
Craftsman, Cape Cod, Queen Anne-are
essential to the feel of the neighborhood. The
Craftsman bungalows, built in the early 1900’s,
tend to be the highest quality houses, while

the Cape Cod-influenced homes built during
the post-ware era tend be of lower quality
construction. Most houses built more recently
have weak stylistic associations and have little
distinctive character. What is most important is
that new houses have character—they should in
fact be charming—in their overall form and in
their details. The surest way to achieve this is to

work within recognizable styles that are found
in the ETN neighborhood.

The Chambers historic house.

The neighborhood has gone through several shifts in

the type, size, and quality of development. The historic
Chambers House is a large “extended family” size Queen
Anne style house. Its lot, a square roughly 100’ on each
side, is atypical for the neighborhood.

The Craftsman bungalows are among the finest older
houses in the neighborhood. Despite the buildings fairly
large footprint the perceived size of the large two-story
structure is smaller because the second floor is usually
partially or wholly within the roof volume.

A large number of very small Cape Cod houses were
built during the post-war building booms. These house

A higher quality older house in the ETN do not have the higher quality detailing and were

illustrating the positive qualities of using typically smaller than some of the older homes.

the roof volume for the second floor and , , . )
breaking down the mass of the building using In the 70’s and 80’s a number of dwellings considered
dormers and other roof elements. The pitch “out of character” with the neighborhood were

of this roof exceeds 12:12.



constructed in the ETN. The builders tended to ignore
historic patterns, and instead attempted to create
inexpensive housing that would yield a return on
investment. Since the 90’s the neighborhood has been
witnessing incremental infill development that is slowly
changing the traditional housing patterns.

R

GUIDELINES
» Reinforce the positive. Contribute to the

traditional neighborhood patterns by choosing
dwelling types and styles that reinforce the
positive qualities identified in this guide.
Craftsman bungalows, cottages, and Arts and
Crafts influenced designs are a good fit for
preservation of traditional character.

* Good design and good craftsmanship. Employ
architectural detail and craft that support
the neighborhood character. Consider using
Architects or designers who do this kind of
residental work.

The images below give indication
of the range of house types, styles,
and qualities found in the ETN.
Though there isn’t one clear style
that dominates the neighborhood,
the best of the houses exhibit

a modest crafted style found in
bungalows and arts and crafts
influenced designs.
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Characteristic

of the ETN. This
pattern also
allows for the
backyard to be
used as private
open space or for
a small cottage
dwelling.

Not
characteristic
of the ETN.
Discouraged.
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RELATIONSHIP OF HOUSE TO LOT,
STREET, AND YARD

Among the most important characteristics of

a house are its position on the property, and
the way it interacts with the street, the side
yard, and the back yard. Houses in the ETN
contribute to the character of the streets by
being located toward the front of the lot and by
having entrances and well-proportioned view
windows facing the street. There is a consistent
front-to-back orientation in the neighborhood.
Side yards are for access and light, not for
views.

Front-facing windows allow residents to keep “eyes on
the street.” Residents can observe the goings on in the
neighborhood, and help preserve neighborhood security.
A house’s facade is the face that the house presents to
the neighborhood, and its “expression” determines the
mood it creates in its environs. A facade with windows
and a clear entrance engages or welcomes passers by. An
austere facade, a hidden entrance, or a blank street wall
turns 2 cold shoulder to the pedestrian, and stands out
from the traditional buildings in the neighborhood.

Front Building Setback

The location of the main dwelling relative to the

street side property line is a defining characteristic of
traditional neighborhoods. Generally larger streets and
larger and more expensive neighborhoods will have
deeper setbacks. In the ETN the houses are generally set
back between 10’ and 25, with most around 20’.

When building or altering a dwelling in the ETN it is
important to look at the nearby context and determine



